
 

 

Grafton Affordable Housing Trust 
30 Providence Road 
Grafton, MA 01519 

 _____________________________________________________________________________________  

  January 12, 2023 Agenda 
Affordable Housing Trust 

 
MEETING AGENDA 

Grafton Affordable Housing Trust 
Thursday, January 12, 2023 

7:45pm 
Conference Room F 

Grafton Memorial Municipal Center 
 
 

Call to Order 

1. GSX Grant Agreement 

2. High Point Settlement 

3. RFP for Housing Production Plan 

4. RFP for 25 Worcester Street 

5. Feedback for the Bylaw Study Committee 

6. 2022 Annual Town Report 

7. Meeting Minutes 

a. May 26, 2022 

b. August 16, 2022 

c. October 13, 2022 

d. November 10, 2022 

Adjourn 
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AFFORDABLE HOUSING GRANT AGREEMENT 

 This Grant Agreement is made this __ day of ________________, 2023 by and between the 
Grafton Affordable Housing Trust, a Massachusetts affordable housing trust established pursuant to the 
provisions of Massachusetts General Laws (“M.G.L.”) Chapter 44, Section 55C and under that certain 
Declaration of Trust dated September 10, 2007 and recorded with the Worcester District Registry of 
Deeds in Book 41786, Page 68, as amended, having an address of 30 Providence Road, Grafton, 
Massachusetts 01519 (“Trust”) and GSX Solutions LLC, a Florida limited liability company, with an 
address of c/o GSX Ventures, 218 Commercial Blvd, Suite 207, Lauderdale-by-the-Sea, Florida 33308 
(“GSX” and together with the Trust, the “Parties”) 

WITNESSETH: 

WHEREAS, the purpose of the Trust is to provide for the creation and preservation of affordable 
housing in the Town of Grafton for the benefit of low and moderate income households; and 

WHEREAS, GSX entered into that certain Purchase and Sale Agreement dated October 29, 2021 
with the Town of Grafton, acting through its Board of Selectmen, to purchase the property located at 17 
and 27 Upton Street, Grafton, Massachusetts (the “Property”); 

WHEREAS, the Town of Grafton Select Board approved GSX’s proposal to construct an 
approximately four (4) story 131,000 square foot building, consisting of approximately thirty (30) 
residential units, located at the Property, all of which shall be affordable], hereinafter referred to as the 
“Project”; and 

WHEREAS, the Trust voted at the Affordable Housing Trust Meeting held on March 24, 2022 to 
provide a grant in the amount of One Million Eight Hundred Thousand and 00/100 Dollars ($1,800,000) 
from the Trust’s funds (the “Funds”) to GSX in connection with pre-development and development costs 
associated with the construction of the Project; and 

WHEREAS, the purpose of this Grant Agreement is to ensure that the Funds are used for the 
creation, construction, preservation and support of low or moderate income housing as defined by M.G.L. 
Chapter 40B; and 

WHEREAS, the Trustees of the Trust have approved the terms of this Grant Agreement, as 
evidenced by their signatures attached hereto; and 

NOW THEREFORE, the Trust and GSX agree as follows: 

1. Recitals.  All of the recital clauses set forth hereinabove are made a part of this Agreement. 
 

2. Term.  The term of this Grant Agreement is three (3) years from the date of the Trust’s execution 
of this Grant Agreement (“Commencement Date”).  The Work (as defined below) shall be 
completed within three (3) years of the Commencement Date (“Completion Date”), unless the 
Trust grants an extension for good cause shown, in the Trust’s reasonable discretion, and such 
approval shall not be unreasonably withheld, conditioned or delayed.   
 

3. The Work.  GSX agrees to construct a residential apartment building containing 30 rental units all 
of which shall be permanently affordable for households making no more than 80% of area 
median income units and such units shall be included in the Town of Grafton’s Subsidized 
Housing Inventory (the “Work”).  The Work consists of the Project, as described in Exhibit A 
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attached hereto.  Every month until the Completion Date, GSX shall provide the Subcommittee 
(as defined below) with a written update on the progress toward completion of the Work.  A final 
report is due within thirty (30) days of the Completion Date. 

 
4. Grant.  Subject to certain conditions listed below, the Trust shall provide GSX with a grant of the 

Funds.  The Funds shall be used for pre-development and development costs only.  The pre-
development costs for the Work are listed on that certain Predevelopment Budget entitled “GSX 
Ventures Risk Capital and Uses Schedule – 27 Upton Independent Living” attached hereto as 
Exhibit B-1, which Project Budget may be revised from time to time by GSX in GSX’s 
commercially reasonable discretion.  The development costs for the Work are listed as “Project 
Costs” on that certain Cost Detail attached to the Proforma Development Budget attached hereto 
as Exhibit B-2, which Project Budget may be revised from time to time by GSX in GSX’s 
commercially reasonable discretion.  The funds shall be released from the Trust’s account to GSX 
upon GSX presenting to the Trust a request for payment (“Draw Request”) monthly, which shall 
specify the aggregate amount to be paid and shall attach an invoice supporting the costs and 
expenses set forth in the Draw Request.  The Trust shall vote to authorize payment to GSX for 
one-half of the amount stated on the Draw Request at its monthly meeting and GSX shall provide 
the Trust with proof payment of said invoices prior to submission of the next Draw Request by 
GSX.  GSX shall track the cost of the allowable scope through a reasonable means of cost 
estimating, and only use the Funds for the allowable portion of the Project cost.  “Business Day” 
shall mean any day which is not a Saturday or Sunday or a public holiday under the laws of the 
United States of America or the Commonwealth of Massachusetts.  The Parties acknowledge that 
attached hereto as Exhibit C is an approved Draw Request for predevelopment costs incurred 
prior to the effective date of this Grant Agreement.  The Trust shall pay GSX one-half of the 
amount stated on the Draw Request at the meeting next following the signing of this Grant 
Agreement. 
 

5. Reimbursement of Funds.   
 

a. GSX Obligations.  Upon the sale or refinance of the Project by GSX, GSX shall refund 
Two Hundred Thousand and 00/100 Dollars ($200,000.00) of the Funds to the Trust on 
or before five (5) Business Days following closing of the sale or refinance. 
 

b. The Trust Obligations.  In the event the Town of Grafton Department of Public Works 
reimburses GSX for unit hookup fees, or any other municipal permitting fees, in 
connection with the Project, the Trust shall be entitled to such reimbursement dollar-for-
dollar up to Three Thousand Five Hundred and 00/100 Dollars ($3,500.00) per unit. 

 
6. Project Contacts.  The Trust has established a subcommittee to oversee the Project 

(“Subcommittee”).  The Subcommittee shall serve as the agent for the Trust for the purposes of 
monitoring compliance with the terms of this Grant Agreement.  GSX shall submit all invoices to 
the Subcommittee.  Michelle McGregor, Managing Principal and COO of GSX, shall serve as the 
contact person responsible for the administration of the Project. 
 

7. Restriction.  The entity that will hold record title to the Property, 17-27 Upton Street LLC, shall 
execute an affordable housing restriction, meeting the statutory requirements of M.G.L. Chapter 
184 and M.G.L. Chapter 40B, and running to the benefit of the Town of Grafton and the Trust in 
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the form approved by the Department of Housing and Community Development (“DHCD”).  
GSX and the Trust have mutually agreed that the parties shall engage Bell Partners to enter into a 
contract with a monitoring agency to monitor compliance of the Project with the affordable 
housing restriction described in this Section 8. 
 

8. Independent Status.  GSX acknowledges and agrees that it is acting in a capacity independent of 
the Trust and the Town of Grafton. 
 

9. Indemnification.  GSX shall indemnify, defend, and hold the Trust and its officers, employees, 
and agents harmless from and against any and all claims, demands, liabilities, actions, causes of 
actions, costs and expenses, including attorneys’ fees, arising out of or directly from GSX’s 
performance of the Work that is the subject of this Grant Agreement or the negligence or 
misconduct of GSX or its agents or employees. 
 

10. Record Keeping.  GSX shall keep such records with respect to the utilization of the Funds as are 
kept in the normal course of business.  The Project Liaison shall have reasonable access to such 
records and may examine such records upon reasonable prior notice during normal business 
hours.  GSX further agrees to meet from time to time with the Trust or its designee(s), upon 
reasonable request, to discuss expenditures of the Funds.  
 

11. Successors and Assigns.  This Grant Agreement is binding upon the Parties hereto, their 
successors, assigns, and legal representatives.  The Parties shall not assign or otherwise transfer 
this Grant Agreement, in whole or in part without the prior written consent of the non-assigning 
Party, which consent shall not be unreasonably withheld, conditioned or delayed. 
 

12. Termination.  In the event that GSX fails to fulfill its material obligations under the terms of this 
Grant Agreement as determined by the Trust, in the Trust’s commercially reasonable discretion, 
the Trust shall have the right to terminate this Grant Agreement upon written notice to GSX.  
Upon receipt of such notice, GSX shall refund all undisbursed Funds to the Trust, and such funds 
shall be returned to the Trust account from which the Funds were appropriated. 
 

13. Compliance with Laws.  GSX shall comply with all federal, state and local laws, rules, 
regulations and orders applicable to the Work undertaken pursuant to this Grant Agreement.  
GSX or its designees shall be responsible for obtaining any necessary licenses, permits and 
approvals required for the performance of such Work.   
 

14. Notice.  Any and all notices, or other communications required or permitted under this Grant 
Agreement, shall be in writing and delivered by hand or mailed postage prepaid, or by other 
reputable overnight delivery service, to the Parties at the following addresses or furnished from 
time to time in writing hereafter by one party to the other party:   
 
To GSX: 
 
GSX Ventures 
218 Commercial Blvd, Suite 207 
Lauderdale-by-the-Sea, Florida 33308   
Attn: Michelle McGregor, Managing Principal and COO 
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With a copy to: 
 
Day Pitney LLP 
One Federal Street, 29th Floor 
Boston, Massachusetts 02110 
Attn: Gemma Cashman, Esq. 
 
To the Trust: 
 
Grafton Affordable Housing Trust 
30 Providence Road 
Grafton, Massachusetts 01519 
Attn: Bruce W. Spinney, Chair 
 
Any such notice or correspondence shall be deemed given when so delivered by hand, or if so 
mailed, when deposited with the U.S. Postal Service or if sent by private overnight or other 
delivery service, when deposited with such delivery service. 
 

15. Representations and Warranties.  The Trust represents and warrants to GSX that (i) each person 
signing this Grant Agreement on behalf of the Trust is authorized to do so; (ii) the undersigned 
Trustees of the Trust have the full and unrestricted legal power, right and authority to enter into 
this Grant Agreement, and to perform its obligations hereunder; (iii) no other person or entity, 
including the Town, is required to join in this Grant Agreement in order for the same to be fully 
enforceable by the Trust; and (iv) this Grant Agreement constitutes the valid and binding 
obligation of the Trust and is enforceable in accordance with its terms.   
 
GSX represents and warrants to the Trust that (i) each person signing this Grant Agreement on 
behalf of GSX is authorized to do so; (ii) GSX has the full and unrestricted legal power, right and 
authority to enter into this Grant Agreement, and to perform its obligations hereunder; (iii) no 
other person or entity is required to join in this Grant Agreement in order for the same to be fully 
enforceable by GSX; and (iv) this Grant Agreement constitutes the valid and binding obligation 
of GSX and is enforceable in accordance with its terms. 
 

16. Severability.  If any term or condition of this Grant Agreement or any application thereof shall to 
any extent be held invalid, illegal or unenforceable by a court of competent jurisdiction, that 
portion shall be deemed severable from this Grant Agreement and the remainder of this Grant 
Agreement shall remain in full force and effect and be construed to fulfill the intention of the 
Parties. 
 

17. Governing Law. This Grant Agreement shall be governed by, construed and enforced in 
accordance with the laws of the Commonwealth of Massachusetts and GSX submits to the 
jurisdiction of any of its appropriate courts for the adjudication of disputes arising out of this 
Grant Agreement. 
 

18. Counterparts, Electronic Signatures, and Complete Agreement.  This Grant Agreement may be 
signed in two or more counterparts, each of which shall be deemed an original, but all of which 
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together shall constitute one document.  Other than with respect to documents intended to be 
recorded, facsimile and electronic signatures shall have the same legal effect as original 
signatures.  This Grant Agreement constitutes the entire agreement of Parties with respect to the 
subject matter of this Grant Agreement and supersedes any other instruments purporting to be an 
agreement of the Parties relating to that subject matter. 

[Signature Page to Follow.]  
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IN WITNESS WHEREOF, the Parties hereto have executed this Grant Agreement on the day and year 
first written above. 

GRAFTON AFFORDABLE HOUSING TRUST 

 

By: _____________________________________ 

Name: Bruce W. Spinney, Trustee 

 

By: _____________________________________ 

Name: Eric Swenson, Trustee 

 

By: _____________________________________ 

Name: Edward Prisby, Trustee 

 

By: _____________________________________ 

Name: Lakisha Carpenter Papoutsakis, Trustee 

 

By: _____________________________________ 

Name: Brittany Morgan, Trustee 

 

GSX SOLUTIONS LLC 

 

By: ______________________________ 

Name: 

Its: 
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EXHIBIT A 

Project Description 

[To be inserted] 
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EXHIBIT B 

Project Budget 

[See Attached] 
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EXHIBIT C 

Draw Request 

[See Attached.] 
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Important Dates 

Pre-Proposal Meeting/Site Tour:  

xx-xx-2023 at xx:xx a.m. 

Proposal Submission Deadline:  

xx-xx-2023 at xx:xx a.m. 

Grafton Affordable Housing Trust 
25 Worcester Street 
Grafton, MA 01519 

Request for Proposals 
To select a developer to design, construct, operate and manage  
a maximum of 48 affordable rental units on a 2.41-acre (104,794 s.f.) 
parcel of land at 25 Worcester Street.  
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I. Invitation to Bid 

The Grafton Affordable Housing Trust (“GAHT”) is seeking proposals from qualified developers for the 
development of 48 affordable senior rental housing on a 2.41-acre (104,794 square feet) parcel of land 
owned by the GAHT, located at 25 Worcester Street in Grafton (“the site”).  

In 2017, the Trust approved an action plan to direct the implementation of its 2013 Planned Production 
Plan. One of the primary goals of the Trust was the development of a town owned parcel for affordable 
housing. The Trust has identified a portion of 21.6 acres parcel of land owned by the Town of Grafton for 
the site of its first affordable housing project. 

The GAHT intends to sell the property to the selected developer. The developer will be responsible for the 
design, construction, development, management of the units and any supportive services at the property.  

The purpose of this Request For Proposal (“RFP”) is to select a developer with demonstrated experience 
and capacity to carry out a development project that best addresses the needs and goals of the community. 
The most advantageous proposal, from a responsive and responsible proposer, taking into consideration all 
evaluation criteria set forth in the RFP, will be selected.  

II. Proposal Submission and Selection Process 

The GAHT has determined that the award of this contract is subject to the Uniform Procurement Act. 
M.G.L. c. 30B. The provisions of M.G.L. c. 30B are incorporated herein by reference.  

Applicants shall submit on or before ___ p.m., _________ 2023, a sealed, clearly marked original proposal 
plus seven copies, including an electronic copy on a flash drive, to: 

Bruce Spinney, Chair 
Grafton Affordable Housing Trust 
Grafton Memorial Municipal Center  
30 Providence Road  
Grafton, MA 01519 

Faxed or electronically mailed proposals will be deemed non-responsive and will not be accepted. 

Proposals submitted after the submission deadline will not be accepted. In order to be considered a 
complete submission, proposals should be marked “25 Worcester Street Proposal” and must include all 
required documents completed and signed by a duly authorized signatory, including the following: 

1. Cover page labeled “25 Worcester Street Housing Proposal” to the Grafton Affordable Housing 
Trust for the development of affordable supportive rental housing, specifying:  

a. The development entity; 
b. primary contact person; and 
c. all contact information. 

2. One clearly marked original, in a three-ring binder, and 7 copies of the proposal with required 
attachments. 

3. An electronic version of the complete proposal submission on a flash drive. 

The GAHT reserves the right to reject any or all proposals or to cancel this Request for Proposals if that is 
deemed to be in the best interest of the GAHT. 
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IX. Attachments 

A. Comparative Evaluation Criteria 
B. Locus Map and Property Information 
C. Deed & Clerk certificate for surplus declaration by GAHT 
D. Due Diligence Memorandum 
E. Land Disposition Agreement and Ground Lease Templates 
F. Conceptual Site Designs 
G. Price Proposal Form 
H. Disclosure of Beneficial Interest 
I. Certificate of Non-Collusion 
J. Tax Compliance Certificate 

  















Amber Diffenderfer <diffenderfera@grafton-ma.gov>

Correspondence from the By-Law Study Committee
William Blake <blakew@grafton-ma.gov> Wed, Dec 28, 2022 at 4:23 PM
Bcc: Diffenderfera@grafton-ma.gov

Dear Affordable Housing Trust,
 
The Bylaw Study Commi�ee sent you a request in late August solici�ng your sugges�ons for revisions of the Town
of Gra�on general bylaws. To date, the Commi�ee has not received any feedback from you.
 
As a reminder, the Commi�ee requests your comments on specific bylaw ar�cles for which you are iden�fied as
having a role in the administra�on of the bylaw:

·         ARTICLE 35 - AFFORDABLE HOUSING TRUST BY-LAW
 
In addi�on, your comments on all aspects of the general by-laws would be welcomed.
 
If you have no comments or sugges�ons, please send us a reply sta�ng so. The Commi�ee will appreciate posi�ve
confirma�on that every stakeholder has reviewed the relevant bylaws.
 
The Commi�ee will be dra�ing bylaw updates beginning in January 2023; your prompt response will help us
incorporate your sugges�on into those updates.
 
Please reply to this e-mail or e-mail the Commi�ee directly at bylawstudycommittee@grafton-ma.gov.
 
Regards,
Bylaw Study Commi�ee

mailto:bylawstudycommittee@grafton-ma.gov


Chapter 8:  Governmental Body 
 

The Trust is a governmental body for purposes of G.L. C. 39, Section 23A, 23B and 23C.  The 
Trust is a board of Town for purposes of G.L. c. 30B and G.L. c. 40 Section 15A; but agreements 
and conveyances between the Trust and agencies, boards, commissions, authorities, departments 
and public instrumentalities of the Town shall be exempt from said Chapter 30B. 

 
Chapter 9: Amendments 

 
This Declaration of Trust may be amended from time to time, except as to those provisions 
specifically required under G. L. Chapter 44 Section 55C, by an instrument in writing signed by 
a majority of the Trustees and approved at a meeting called for that purpose, provided that in 
each case, if the Certificate of Trust has been recorded with the Registry of Deeds and/or filed 
with the Registry District a certificate of amendment shall also be recorded and/or filed.. 

 
Chapter 10: Duration of the Trust  

 
This Trust shall be of indefinite duration.  However, it may be terminated by a two-thirds vote of 
Town Meeting in accordance with Chapter 4, Section 4 provided that an instrument of 
termination, together with a certified copy of the Town Meeting vote, are duly recorded with the 
Registry of Deeds and the Registry District. 

 
Upon termination of the Trust, subject to the payment of or making provision for the payment of 
all obligations and liabilities of the Trust and the Trustees, the net assets of the Trust shall be 
transferred to the Town of Milton and held by the Board of Selectmen for affordable housing 
purposes.  In making any such distribution, the Trustees may sell all or any portion of the Trust 
property and distribute the net proceeds thereof or they may distribute any of the assets in kind.  
The powers of the Trustees shall continue until the affairs of the Trust are concluded. 

 
Chapter 11:  Authority shown by Record to be Conclusive; Certificate as to Facts 

 
Every contract, deed, mortgage, lease and other instrument executed by a majority of the 
Trustees as appears from instruments or certificates recorded with said Registry of Deeds and 
Registry District to be Trustees hereunder shall be conclusive evidence in favor of any person 
relying thereon or claiming thereunder, that at the time of the delivery thereof this Trust  was in 
full force and effect and that the execution and delivery of such instrument was duly authorized 
by the Trustees except that delegations of authority pursuant to Article Sixth hereof and 
instruments of amendment pursuant to Article Eighth and an instrument of termination pursuant 
to Article Tenth hereof shall be conclusive only if it appears that the delegations, amendments or 
termination have been executed by a majority of the Trustees.  Any person dealing with the Trust 
property or the Trustees may always rely on a certificate signed by any person appearing on a 
Certificate from the Town Clerk to be a Trustee hereunder as to the identity of the then current 
Trustees or as to the existence or non-existence of any fact or facts which constitute conditions 
precedent to acts by the Trustees or in any other manner germane to the affairs of the Trust. 

 





 

 

Grafton Affordable Housing Trust 
30 Providence Road 
Grafton, MA 01519 

 _____________________________________________________________________________________  

  May 26, 2022 Minutes 
Affordable Housing Trust 

 
MEETING MINUTES 

Grafton Affordable Housing Trust 
Grant Subcommittee 

Thursday, May 26, 2022 
8:00pm 

Conference Room F 
Grafton Memorial Municipal Center 

AND 
via Zoom 

 
 

CANCELLED 
 
 

This meeting of the Grant Subcommittee was cancelled on May 26, 2022 because it was 
determined that there was no reason to meet.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  



 

 

Grafton Affordable Housing Trust 
30 Providence Road 
Grafton, MA 01519 

 _____________________________________________________________________________________  

  August 16, 2022 Minutes 
Affordable Housing Trust 

 
MEETING MINUTES 

Grafton Affordable Housing Trust 
Tuesday, August 16, 2022 

7:00pm 
Conference Room A 

Grafton Memorial Municipal Center 
AND 

via Zoom 
 
 

CANCELLED 
 
 

This joint meeting with the Select Board was cancelled on August 15, 2022 because both Chairs 
agreed to postpone until more meeting materials became available.  
 
 
 
 
 
 
 
  



 

 

Grafton Affordable Housing Trust 
30 Providence Road 
Grafton, MA 01519 
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  October 13, 2022 Minutes 
Affordable Housing Trust 

 1 
 2 

MEETING MINUTES 3 
Grafton Affordable Housing Trust 4 

Thursday, October 13, 2022 5 
7:45pm 6 

Conference Room A 7 
Grafton Memorial Municipal Center 8 

AND 9 
via Zoom 10 

 11 
Call to Order 12 
The meeting was called to order at 7:45pm by Chair Bruce Spinney. In attendance were Bruce 13 
Spinney, Daniel Cusher, Edward Prisby, Mathew Often, and Brittany Morgan. Staff in attendance 14 
was Town Planner, Christopher McGoldrick.  15 

3. Discussion: 165 Worcester Street 16 
Karl Moisan gave his presentation on the project, which was included in the meeting packet.  17 
Mr. Prisby asked about the scope of the project that was previously denied at this location by the 18 
ZBA. Mr. Moisan stated that it was a two-family, side-by-side duplex with no affordability 19 
component.  20 
Mr. McGoldrick invited Mr. Moisan to attend the upcoming Development Team meetings to 21 
discuss this project with staff.  22 
Ms. Morgan suggested adding more dimension to the street facing side of the building.  23 
Beth Cohan of 167 Worcester St. asked via Zoom about a difference between the boundaries on 24 
the survey plan and the concept drawing. Mr. Moisan stated that this was an initial draft of the 25 
concept, and a full survey would be done before the work began.  26 
Ms. Cohan spoke on her concerns about the line of sight and asked if documents had been filed 27 
to show that the environmental issues had been addressed. Mr. Spinney directed Ms. Cohan to 28 
MassDEP for that document and noted that it would be included in the packet for the ZBA.  29 
Ms. Cohan shared her thoughts on the project’s design.  30 

4. Housing Production Plan RFP 31 
Mr. McGoldrick and Mr. Spinney discussed posting the RFP.  32 
Mr. Spinney noted that the Planning Board and the ZBA had been asked for input.  33 
Mr. McGoldrick stated that he would create a signature page. The Trust agreed to sign the 34 
following week.  35 
Mr. Often made a motion seconded by Mr. Prisby to approve the RFP for the updated Housing 36 
Production Plan with minor clerical edits as presented. Motion passed 5 – 0.  37 



Grafton Affordable Housing Trust 
Meeting Minutes 
October 13, 2022 

Page 2 
 

______________________________________________________________________________________________________________________________________________________________  

  October 13, 2022 Minutes 
Affordable Housing Trust 

5. Meeting Minutes 38 
a. June 16, 2022 39 
b. August 11, 2022 40 

Mr. Often made a motion seconded by Mr. Prisby to approve the June 16 and August 11 meeting 41 
minutes as drafted. Motion passed 5 – 0. 42 

1. Discussion: 27 Upton Street 43 
Mr. Spinney stated that the partnership between GSX and Beacon was unsuccessful and discussed 44 
getting the project back on track with GSX.  45 
The Trust discussed their expectations for the project. Mr. Spinney agreed to invite GSX to next 46 
month’s meeting.  47 

2. Discussion: 25 Worcester Street 48 
Mr. Spinney spoke on the concept plan for 48 units and the site walk he took with MHP. The 49 
Trust agreed to direct MHP to provide an RFP under the current concept and design.  50 
The Trust reviewed the concept plans.  51 
Adjourn 52 
Mr. Often recommended that the Trust watch the recordings of a recent series of seminars by 53 
MMA. He highlighted the session on MBTA zoning.   54 
Mr. Prisby made a motion seconded by Mr. Often to adjourn. Motion passed 5 – 0.  55 
A full recording of this meeting is available at: https://youtu.be/ZfdoiKMCr6Y  56 

https://youtu.be/ZfdoiKMCr6Y
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	The Trust discussed their expectations for the project. Mr. Spinney agreed to invite GSX to next month’s meeting.
	2. Discussion: 25 Worcester Street
	Mr. Spinney spoke on the concept plan for 48 units and the site walk he took with MHP. The Trust agreed to direct MHP to provide an RFP under the current concept and design.
	The Trust reviewed the concept plans.
	Adjourn
	Mr. Often recommended that the Trust watch the recordings of a recent series of seminars by MMA. He highlighted the session on MBTA zoning.
	Mr. Prisby made a motion seconded by Mr. Often to adjourn. Motion passed 5 – 0.
	A full recording of this meeting is available at: https://youtu.be/ZfdoiKMCr6Y
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	MEETING MINUTES
	Grafton Affordable Housing Trust
	Thursday, October 13, 2022
	7:45pm
	Conference Room A
	Grafton Memorial Municipal Center
	AND
	via Zoom
	Call to Order
	The meeting was called to order at 7:45pm by Chair Bruce Spinney. In attendance were Bruce Spinney, Daniel Cusher, Edward Prisby, Mathew Often, and Brittany Morgan. Staff in attendance was Town Planner, Christopher McGoldrick.
	3. Discussion: 165 Worcester Street
	Karl Moisan gave his presentation on the project, which was included in the meeting packet.
	Mr. Prisby asked about the scope of the project that was previously denied at this location by the ZBA. Mr. Moisan stated that it was a two-family, side-by-side duplex with no affordability component.
	Mr. McGoldrick invited Mr. Moisan to attend the upcoming Development Team meetings to discuss this project with staff.
	Ms. Morgan suggested adding more dimension to the street facing side of the building.
	Beth Cohan of 167 Worcester St. asked via Zoom about a difference between the boundaries on the survey plan and the concept drawing. Mr. Moisan stated that this was an initial draft of the concept, and a full survey would be done before the work began.
	Ms. Cohan spoke on her concerns about the line of sight and asked if documents had been filed to show that the environmental issues had been addressed. Mr. Spinney directed Ms. Cohan to MassDEP for that document and noted that it would be included in ...
	Ms. Cohan shared her thoughts on the project’s design.
	4. Housing Production Plan RFP
	Mr. McGoldrick and Mr. Spinney discussed posting the RFP.
	Mr. Spinney noted that the Planning Board and the ZBA had been asked for input.
	Mr. McGoldrick stated that he would create a signature page. The Trust agreed to sign the following week.
	Mr. Often made a motion seconded by Mr. Prisby to approve the RFP for the updated Housing Production Plan with minor clerical edits as presented. Motion passed 5 – 0.
	5. Meeting Minutes
	a. June 16, 2022
	b. August 11, 2022
	Mr. Often made a motion seconded by Mr. Prisby to approve the June 16 and August 11 meeting minutes as drafted. Motion passed 5 – 0.
	1. Discussion: 27 Upton Street
	Mr. Spinney stated that the partnership between GSX and Beacon was unsuccessful and discussed getting the project back on track with GSX.
	The Trust discussed their expectations for the project. Mr. Spinney agreed to invite GSX to next month’s meeting.
	2. Discussion: 25 Worcester Street
	Mr. Spinney spoke on the concept plan for 48 units and the site walk he took with MHP. The Trust agreed to direct MHP to provide an RFP under the current concept and design.
	The Trust reviewed the concept plans.
	Adjourn
	Mr. Often recommended that the Trust watch the recordings of a recent series of seminars by MMA. He highlighted the session on MBTA zoning.
	Mr. Prisby made a motion seconded by Mr. Often to adjourn. Motion passed 5 – 0.
	A full recording of this meeting is available at: https://youtu.be/ZfdoiKMCr6Y
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	MEETING MINUTES
	Grafton Affordable Housing Trust
	Thursday, November 10, 2022
	7:45pm
	Conference Room A
	Grafton Memorial Municipal Center
	AND
	via Zoom
	Call to Order
	After an internet connection issue in Conference Room A, the meeting was called to order at 8:05pm by Chair Bruce Spinney. In attendance by roll call were: Chair Bruce Spinney, Select Board Representative Mat Often, Clerk Dan Cusher via Zoom, Eric Swe...
	1. 165 Worcester Street Updates
	Mr. Spinney stated that there were no updates on this project.
	3. GSX Update on 27 Upton Street
	Trust Member Ed Prisby joined the meeting via Zoom.
	Mr. Grant presented the 27 Upton Street Apartments - Conceptual Study_2022.
	Mr. Spinney asked for an update on the Purchase and Sale Agreement. Mr. Grant stated that they had a $25,000 deposit, and the agreement must be acted on by June 14th, 2023.
	Ms. Morgan and Mr. Grant discussed the lower elevation compared to the previous plan.
	Mr. Swenson noted that the three-bedroom units had been removed from the plan. Mr. Grant spoke on the difference in profit among one- two- and three-bedroom units. Mr. Swenson and Mr. Grant highlighted the increase in costs since the original plans we...
	Helen Blazis of 19 Sartell Rd asked how many children would be living here and what impact this would have on the school systems. She also asked if the School Committee had been part of the conversation. Mr. Grant noted that these one- and two-bedroom...
	Mr. Spinney and Mr. Grant discussed the potential to add some three-bedroom units at the side building (17 Upton Street), which was included in the RFP, or at the duplex next-door.
	Dave Robbins of the Planning Board spoke on the 16 unit per acre density that is allowed by special permit at this location.
	Mr. Prisby spoke on his frustration with the number of changes in design and lack of three-bedroom units. He noted that he does not sense a level of commitment from GSX toward this project. Mr. Grant stated that none of the proposals had included thre...
	Mr. Spinney asked the Trust to send any additional feedback or questions to Administrative Assistant Amber Diffenderfer, so she could send them along to GSX.
	Mr. Robbins made a correction to his statement about the density allowed by special permit which is 20 units per acre.
	Mr. Grant spoke on the need for both affordability and profitability to make sure the project gets financed. Ms. Morgan suggested creating three-bedroom townhouses for homeownership as a separate building, which would generate a faster return.
	Mr. Spinney stated that Mr. Grant and Ms. McGregor could expect any updates to come from Ms. Diffenderfer.
	2. Action Item: 25 Worcester Street RFP
	Mr. Spinney stated that Massachusetts Housing Partnership had provided a draft of the RFP, and the Trust was asked to make decisions on the highlighted portions. Mr. Spinney stated that Procurement Officer William Blake and Ms. Diffenderfer would be h...
	The Trust agreed to make the following changes to the draft RFP:
	 page 5, IV. Development Objectives: The architecture should be harmonious with existing norms for Grafton the surrounding neighborhood.
	 page 3, I. Invitation to Bid: The Grafton Affordable Housing Trust (“GAHT”) is seeking proposals from qualified developers for the development of 48 affordable senior rental housing for on 2.41-acre (104,794 square feet) parcel of land owned by the ...
	 page 3, I. Invitation to Bid: The GAHT intends to enter a long-term ground lease of the property with sell the property to the selected developer.
	 All dates were edited to be in 2023.
	 page 5, IV. Development Objectives: The development will be subject to a 99-year Ground Lease and a Land Development Agreement (See examples of each in Attachment B) in forms that are acceptable to the GAHT.
	 page 5, IV. Development Objectives: Tenants must either be a minimum age of 55, 60 or 62 years of age.
	 page 5, IV. Development Objectives, Building Design and Aesthetics:
	Helen Blazis of 19 Sartell Rd read the following article, which she stated was drafted by her late husband, Mark Blazis, who wrote for the Worcester Telegram.
	My wife Helen and I are concerned with the change of character that this project will make in our historically important and beautiful Grafton Center. There needs to be architectural consideration for not diminishing the character of our common periph...
	Mr. Spinney and Ms. Morgan discussed the importance of aesthetics when building projects with density that is higher than the surrounding area. Mr. Spinney spoke on the density that could come from a 40b compared to a project like 27 Upton Street.
	Keith Coveney of 17 Worcester St spoke on his concerns about increasing density in areas that are zoned for eight units or less.
	Mr. Prisby responded that the Trust is staying pursuant to their mission to create more affordable housing for a population in need, and they are going outside of the zoning requirements to get the most housing for their investment. He noted the impor...
	Mr. Spinney stated that he would send these edits to MHP, and the Trust would have a final version of the RFP at their next meeting.
	4. Housing Production Plan Update
	Mr. Spinney stated that the Housing Production Plan RFP should be finished, and he would connect with Mr. Blake the following week.
	MBTA Zoning with Dave Robbins
	Mr. Spinney stated that Mr. Robbins had asked to discuss MBTA zoning with the Trust. Mr. Robbins gave the attached presentation.
	5. Meeting Minutes: October 13, 2022
	Mr. Spinney stated that this item would be passed over.
	Adjourn
	Mr. Often made a motion seconded by Mr. Swenson to adjourn. Motion passed 6 – 0 by roll call vote.
	A full recording of this meeting is available at: https://youtu.be/B1dRmapaT4s




